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Tax Increment Financing (TIF)

A Method to Encourage Redevelopment

 The basics
– Term—23 Years

– City negotiates TIF contract/Board has final approval

– The “base” and the “increment”
• 100% of incremental PILOTS (Payments in Lieu of Taxes)

• 50% of incremental EATS (Economic Activity Taxes)

– Blight or conservation area finding

– “But-for” test

 5 year report—Missouri Law 
– Is the project making progress under proposed time



Increment

- Total Assessed Value After 
Development - $100,000
- Total Levy - $5.00/$100 of 
Assessed Value
- Total Revenue - $5,000
- Total Increment - $4,950 
(PILOT’S)

Base

- Property Assessed Value - $1,000
- Total Levy - $5.00/$100 of 
Assessed Value
- Total Tax Revenue - $50
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TIF Area, Plan and Project

 Redevelopment Area

– Area which is as a whole a blighted or conservation area

– Defined by the City and described in the plan

– Each Redevelopment Area can have multiple 

Redevelopment Project Areas

 Redevelopment Plan

– Overall blueprint for the assistance of development in a 
given area

 Redevelopment Project

– Specific project described in Redevelopment Plan

– Each Plan can have multiple projects



Branson Meadow TIF

•Began—1995
•Blighted Area
•340 acres for public 

improvement for residential 
& commercial uses

•$8 M
•Refinanced in 1997 & 2003
•Project never developed close

to its original projections



Branson Hills TIF

•Began—2004
•Blighted Area
•141 acres of retail shopping
•$65 M 
•3 Phases –portions of all

phases are complete, but
with some leasable lots still
available



Branson Landing TIF

•Began—2002 (amended 2005)
•Blighted Area
•208 acres on lakefront for mixed use

commercial, convention center &
infrastructure improvements

•$176 M
•4 Projects –all are basically complete, 

but some additional development
may take place in project area

•City owns Land but leases to     
developer—HCW

•“State TIF” (Super TIF)—City pledged
revenues of uncaptured portions of
various taxes not generated by the
Landing Project; plus, state sales tax
of 1.5%







Questions?


